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I. REQUEST AND REVIEW PROCESS 
 

A. Request 
 
The applicant requests Design Review approval and a threshold determination under 
the State Environmental Policy Act (SEPA) to construct 31 single-family attached 
residential units in 8 buildings on an approximately 1.64-acre (71,509 SF) site in the 
BR-ORT (BelRed Office Residential Transition) land use district. 
 

Locational Map 

 
 
The proposal is to demolish an existing 12,050 square foot office building and 
associated surface parking currently serving as the Bellevue Department of Licensing 
office. Each of the proposed 3-story units includes a 2-car garage on the ground floor 
and average approximately 1,580 square feet (excluding garage space).  Other site 
improvements include a multi-family play area, site landscaping, utilities, street 
frontage improvements and internal roadways.  
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B. Review Process 
 
Design Review (LD Permit) is governed by Land Use Code (LUC) 20.30F. The LD 
and SEPA Determination are all Process II decisions. Process II is an administrative 
process. The Environmental Coordinator issues the SEPA Threshold Determination 
and the Director of the Development Services Department issues the LD decision. An 
appeal of any Process II decision is heard and decided upon by the City of Bellevue 
Hearing Examiner.  Refer to Condition of Approval regarding modifications to 
Design Review plans in section XI of this report.     

 
C. Site Design 
 

The subject property is a single parcel in the southwest corner of the intersection of 
NE Bellevue-Redmond Road and 132nd Avenue NE.  The site address is 13133 NE 
Bellevue-Redmond Road. The parcel topography is slightly elevated above the 
surrounding land and generally flat. The parcel is trapezoidal in shape, measuring 
approximately 240 feet in width and approximately 260 feet in depth on the western 
property line and approximately 330 feet in depth along the eastern property line.    
 

Site Plan 

 
 

 The existing vehicular access from NE Bellevue-Redmond Road will be closed off 
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and the only access will be off 132nd Avenue NE. The existing vehicular access from 
132nd Avenue NE will be shifted further south. The internal vehicular circulation will be 
provided through a two-way, circular drive in the center of the site. Individual garages 
on the ground floor of each unit will front the internal roadway.  Four guest parking 
stalls will be provided. 
  
Pedestrian connections to the site are provided at the northeast from a sidewalk along 
NE Bellevue-Redmond Road and on the east from a sidewalk along 132nd Avenue 
NE. Each unit is accessed by sidewalks along the front of each residential unit.  
 
Trash and recycling storage will occur in each unit’s garage. Refer to Condition of 
Approval regarding solid waste/recycling collection facilities in section XI of 
this report.  

 
 Streetscape:  
 
 NE Bellevue-Redmond Road:  

The streetscape along NE Bellevue-Redmond Road will include a 28-foot wide 
landscaped area that incorporates a meandering 8-foot wide sidewalk. The 
meandering provides for a landscape buffer between pedestrians and the high-
volume traffic along NE Bellevue-Redmond Road.  The meandering also aids in the 
retention of most of the significant trees.  The landscaping includes retained 
significant trees as well as several newly planted street trees. A boardwalk will span a 
short distance along the road in order to retain two significant trees. See further 
discussion of this below in section III.C. 

 
NE Bellevue-Redmond Road Boardwalk 

 
 

Boardwalk Section 

 
 

132nd Avenue NE:   
The streetscape along the street’s west side will include a 5-foot wide landscape strip 
planted with street trees. Next to this there will be a 5-foot wide concrete bike lane, a 

               Boardwalk 
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1.5-foot wide concrete wedge providing 6 inches of vertical separation, and an 8-foot 
wide concrete sidewalk. The existing significant trees along this street frontage must 
be removed to provide for this public infrastructure.  

 
132nd Avenue NE Buffered Bike Lane and Sidewalk 

 
 

Landscape and Tree Retention:    
 
NE Bellevue-Redmond Road requires retention of significant trees within the 20’ 
landscape perimeter according to LUC 20.25D.110.B.3.c and a minimum of five trees 
per 1,000 square feet of planting area with no more than 40 percent of trees being 
deciduous. Evergreen shrubs and living ground cover are required as well. Overall, at 
least 50 percent of plantings must be native species. Most significant trees are being 
retained, with several being removed due to required public sidewalks. Nine 
evergreen trees (Douglas Fir) are being planted to meet the requirements. 
 
132nd Avenue NE requires retention of significant trees within the 5’ perimeter 
according to LUC 20.25D.110.B.3.e but due to required public infrastructure, all 
existing significant trees are being removed in accordance with LUC 20.20.900.D.1. 
Forest Green Oaks are being planted for street trees along the landscape strip 
abutting the street, along with Vine Maple trees in each unit’s front yard. Oakleaf 
Hydrangea and Western Sword Ferns are being planted in the landscape strip along 
with Beach Strawberry groundcover. 
 
The interior property line along the west is required to retain significant trees within 
the 10’ perimeter. Most existing significant trees are being retained, with several being 
removed due to proposed grading and sidewalks to access unit front doors. As an 
Alternative Tree Replacement Option, they are being replaced by four evergreen 
trees (Incense Cedars) to meet the requirements of LUC 20.20.900.D and G. 

 
The southern property line is considered “perimeter” due to the site being BelRed 
ORT (office-residential transition) abutting a single family residential district to the 
south. This 20-foot perimeter is required to retain significant trees.  All significant trees 
are being retained. Four evergreen trees (Western Red Cedars) are being planted to 
meet the landscaping requirements of LUC 20.25D.110.C.3.      

 
 
 
 
 
 
 

             Bike Lane                      Sidewalk 

N
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Tree Retention Areas 

 
 

D.   Building Design   
 
The architectural form and materials are contemporary and provide a simple, clean 
look with a few but highly contrasting colors and materials. The form and materials 
include simple shapes and colors that pull the eye both vertically and horizontally. The 
materials and colors provide a clean, modern look that is softened by natural 
materials and earth tones.  
 
Form: 
Flat rooflines and eaves, slightly offset to account for slight changes in topography, 
provide horizontal direction. Projections of portions of the first and second floors 
provide vertical direction which when combined with the dark gray non-projecting 
portions of the building further accentuate the vertical.  The form’s mass is broken 
down by the connection of 6 residential units or less. In most cases, there are only 3 
or 4 units connected.    
 

N 
           PROPERTY LINE (APPROX.) 
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Materials/Colors: 
Dark walnut colored aluminum siding, dark gray aluminum balcony railings and 
cementitious lap siding, and decorative cedar wood slats all provide horizontal 
direction to the design.  The garage door’s dark gray muntin framing contrasts 
strongly with its white frosted glass to further accentuate the overall horizontal/vertical 
design aesthetic.  
 
The fiber cement board and cementitious lap siding are contemporary materials and 
their shades of gray highlight the modern design aesthetic. But this is balanced with 
natural materials and earth tones including cedar wood material, dark walnut colored 
aluminum siding and reddish brown painted wooden front doors. The natural 
materials will help to blend the design in with the extra landscaping required by the 
BelRed ORT land use district as well as the lower density single family detached 
neighborhood to the south.    

 
Typical Front Elevation 

 
 

Typical Rear Elevation 

 
 

 

II. SITE DESCRIPTION, ZONING, AND LAND USE CONTEXT 
 

A. Site Description 
The site is at the southern edge of the BelRed Subarea roughly halfway between 
Downtown/I-405 and Redmond City limits or about a mile from each. The site is less 
than a quarter mile south of the future 130th Station of the East Link light rail 
extension. The subject property is a single parcel of approximately 1.64 acres in the 
southwest corner of the intersection of NE Bellevue-Redmond Road and 132nd 
Avenue NE.  The site address is 13133 NE Bellevue-Redmond Road.  
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Context Aerial 

 
 

B. Zoning and Context 
The site is zoned BelRed-Office/Residential Transition (BR-ORT). The purpose of the 
BR-ORT land use district is to provide an area for low-intensity offices and uses and 
low density multifamily residential dwellings that are intended to be developed in such 
a manner as to provide a buffer between residential neighborhoods to the south and 
more intensively developed properties within BelRed.   
 
Surrounding land use districts (zoning) and existing land uses are: 

▪ North: A mix of retail, light industrial and service uses including paint supply, 
equipment rental, and auto repair shops as well as a dog day care 
(BelRed-Commercial/Residential). 

▪ South: Single family detached residential (R-3.5 and 2.5).   
▪ West: 2-story office use (BR-ORT). 
▪ East: 2-story office use (BR-ORT). 

N 
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Zoning Map 

 
 
 

III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Use 
Uses are regulated by LUC 20.25D.070 (Use Charts). The proposed residential 
use is permitted in the BR-ORT land use district.  

 
2. Dimensional Requirements     

All applicable dimensional requirements of the Land Use Code will be met.  Refer 
to the following chart for specific information, as well as Conditions of Approval 
and the attached Project Plans. 
 
 
 

N 
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Category Required Proposed / Comments 

Land Use 
Designation 

BelRed ORT BelRed ORT 

Project Limit N/A 71,509 square feet 

Building Height 45 feet permitted, measured from 
average existing grade 
 
LUC 20.25D.080.A 

39.92 feet for tallest building 
 
Meets LUC requirement 

Maximum 
Impervious 
Surface 

75% or 53,632 square feet 
 
 
LUC 20.25D.080.A 

60% or 43,042 square feet 
 
Meets LUC requirement 

Floor Area Ratio 
(FAR) 

0.75 FAR base 
0.75 FAR maximum 
 
LUC 20.25D.080.A 

0.69 FAR or 49,034 square feet  
 
Meets LUC requirement 

Structure 
Setbacks 
 

Front: 20 feet from both NE 
Bellevue-Redmond Road and 132nd 
Avenue NE 
  
Rear:  30 feet from southern property 
line 
 
Side:  20 feet from western property 
line 
 
LUC 20.25D.080.A 
 

Meets LUC requirement 

Parking Vehicular Parking: 
Minimum: 1.0 per unit 
Maximum: 2.0 per unit 
 
Visitor Spaces: Not required 
 
Bike Parking:  
1 space per 10 dwelling units (31 
units requires 3.1 spaces) 
 
Minimum 50% of bike spaces should 
be covered. 
 
LUC 20.25D.120 
 

Vehicular Parking: 
2.0 spaces per unit provided within each 
unit’s ground floor for a total of 62 
spaces. 
 
Visitor spaces: Four spaces provided 
 
Bike Parking:  
4 spaces, 100% covered 
 
Refer to Conditions of Approval 
regarding bicycle parking in Section XI 
of this report. 
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 Permitted/Required Proposed/Comments 

Tree Retention Site Perimeter:  100% of trees 8-
inch diameter or greater must be 
retained within the required 
landscape areas. Areas devoted 
to access and site areas, 
sidewalks, trails, etc. are exempt 
from this requirement. 

• NE Bellevue-Redmond 
Road landscape area is 
20 feet 

• 132nd Avenue is 5 feet 

• Interior (along west) is 10 
feet 

• Perimeter (along south) 
is 20 feet 

There are 38 significant trees 
within site perimeter.     
 
Site Interior: 15% of 474 interior 
diameter inches retained = 71 
inches 
 
LUC 20.25D.110.F and 
20.20.900.D 

Site Perimeter:   
63% of the perimeter’s significant trees will 
be retained (24 trees of 38).  A total of 
fourteen (14) significant trees are proposed 
to be removed. Two (2) due to their poor 
condition according to the arborist report and 
twelve (12) due to City required frontage 
improvements such as sidewalks, bicycle 
facilities, and traffic signals.   
 
Tree mitigation planting was required to meet 
landscaping requirements: 

• 4 Incense Cedars along the west 

• 4 Western Red Cedars along the 
south 

• 9 Douglas Fir along the north 
 
 
Site Interior:  22% (103 diameter inches) 
retained. 
 
Refer to discussion below in Section III.C 
regarding the Tree Retention/Boardwalk 
Solution and Conditions of Approval 
regarding the final landscape plan, tree 
protection, and tree mitigation planting in 
Section XI of this report. 
 
As conditioned, meets LUC requirement. 
 

Landscape Streetscape planting strips: 
 
NE Bellevue-Redmond Road: 
20 feet width minimum 
 
132nd Avenue NE: 
5 feet width minimum 
 
Perimeter property lines: 
20 feet width minimum along the 
southern property line 
 
Interior property lines: 
10 feet width minimum along the 
western property line 
 
LUC 20.25D.110 

Meets LUC requirements 
 
NE Bellevue-Redmond Road: 

• 20 feet 

• Douglas Fir 
 
132nd Avenue NE: 

• 5 feet 

• Forest Green Oak 
 
Perimeter property line (to the south): 

• 20 feet 

• Western Red Cedar 
 
Interior property line (to the west): 

• 10 feet 

• Incense Cedar 
 
Refer to Conditions of Approval regarding 
street trees and right-of-way landscaping, 
landscape installation assurance device, 
and landscape maintenance assurance 
device in Section XI of this report. 
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Category Permitted/Required Proposed/Comments 

Mechanical 
Equipment 
 
 
 

Located on the roof & visually 
screened, within the building or at 
grade and visually screened. 
 
LUC 20.20.525 
 

None proposed with this application.  Refer 
to Condition of Approval regarding 
addition of air conditioning units in 
Section XI of this report. 

Lighting 
 
 

All exterior lighting will require 
cut-off shields to protect adjacent 
neighborhoods. 
 
LUC 20.20.522 
 

Refer to Condition of Approval regarding 
lighting in Section XI of this report. 
 
As conditioned, meets LUC requirements. 
 

 
B. Transition 

The BelRed ORT land use district provides further transition to adjacent single-family 
residential land use districts to the south.  
 
Structure Setbacks:  In contrast to other land use districts in the BelRed, ORT 
requires buildings setback at least 20’ from the right of way along NE Bellevue-
Redmond Road and 132nd Avenue NE. Buildings along the southern perimeter are set 
back 30-feet from the property line and those along the west on 132nd Avenue NE are 
set back 20 feet. All of this provides for space and buffering between the site and 
adjacent uses. See LUC 20.25D.080.A.   
 
Development Standards: The development standards for this land use district are 
described in LUC 20.25D.130.D and have been met with this proposal. The building 
design provides for facade stepbacks, roof overhangs and recesses for each unit. The 
building materials include natural materials like cedar and neutral colors. In addition, 
buildings are spaced a minimum of 20’ apart. 
 
Landscape:  A 20-foot wide landscape buffer is provided along the southern perimeter 
to buffer the lower density residential uses to the south from the more dense uses on 
site. A 10-foot wide landscape buffer is provided on the western perimeter to buffer 
the different properties from each other. See LUC 20.25D.110.C and D. 

 
C. Tree Retention / Boardwalk 

Two significant trees along the NE Bellevue-Redmond Road frontage are proposed to 
be retained through the innovative provision of a boardwalk structure in lieu of the 
typical concrete sidewalk that would result in the killing and removal of these trees. 
The boardwalk’s construction method is intended to minimize the disruption to the 
root system of the trees in order to ensure their survival. The proposed boardwalk 
drives pins into the soil to support the structure. This method minimizes disruption to 
the root systems.  The boardwalk has been carefully designed during this Design 
Review to ensure that it is buildable and will maintain ADA accessibility and an 8’ 
wide clear space.  Refer to Conditions of Approval regarding the boardwalk in 
Section XI of this report. 
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IV. DESIGN GUIDELINES AND DESIGN STANDARDS  

 
Each development within a BelRed land use district must comply with the provisions of the 

BelRed Subarea Design Guidelines LUC 20.25D.150. 
 

A. Character and Site 
1. Integrate the Natural Environment 

Finding:  A high-quality boardwalk is being installed along a portion of NE Bellevue-
Redmond Road near its intersection with 132nd Avenue NE. The boardwalk design 
will serve to protect two significant trees, Douglas Firs, that otherwise would need to 
be removed. The materials will be high-quality composite decking and concrete 
beams. In addition, PNW adapted plantings will be utilized to integrate with the 
surrounding trees and shrubs.  
 

2. Promote Architectural Compatibility 
Finding:  The building design is similar to several recent townhouse projects built 
along NE Bellevue-Redmond Road. The modern design combines a clean, 
minimalist look with natural materials and colors to fit into the surrounding 
architectural context along NE Bellevue-Redmond Road and with the neighborhood 
to the south.  
 

B. Pedestrian Emphasis 
3. Enhance the Pedestrian System 

Finding:  The project design prioritizes pedestrians in several ways. Along NE 
Bellevue-Redmond Road, a landscaped buffer of between 10-20 feet protects 
pedestrians from the roadway’s traffic. Pedestrian connections from the site onto NE 
Bellevue-Redmond Road and 132nd Avenue NE conveniently connect pedestrians to 
the surrounding network and the future light rail to the north. Along 132nd Avenue NE 
pedestrians and cyclists are separated from each other to enhance each users’ 
safety. A signal cabinet and signal pole at the intersection of NE Bellevue-Redmond 
Road and 132nd Avenue NE are being relocated to improve pedestrian flow and 
safety. To improve the aesthetics of the development for pedestrians and others, 
extra landscaping and fencing will shield pedestrian views along the two roads from 
the alleyways within the project site. Most existing significant trees along NE 
Bellevue-Redmond Road will be retained which will provide pedestrians with comfort 
and shade. 
 

4. Create a Variety of Successful Outdoor Spaces 
Finding:  An outdoor multi-family play area is proposed central to the project that will 
provide a green space for play, along with seating, lighting and landscape buffers 
along the edges to protect children from vehicles in the adjacent drive aisles.  
 

C. Architectural 
5. Encourage High Quality Materials 

Finding:  The architectural form and materials are contemporary and provide a 
simple, clean look with few but highly contrasting colors and materials. The form and 
materials include simple shapes and colors that pull the eye both vertically and 
horizontally. The materials and colors provide a clean, modern look that is softened 
by natural materials and earth tones. Some materials include decorative cedar wood 
slats, aluminum railings, and frosted glass. 
 

6. Create Attractive Building Silhouettes and Rooflines 



Bellevue DOL Townhomes Staff Report 
18-108498-LD  
Page 15 of 40 
 

     

Finding:  Flat rooflines and eaves, slightly offset to account for slight changes in 
topography, provide horizontal direction. These offsets also provide for varied 
rooflines. Projections of portions of the first and second floors provide vertical 
direction which when combined with the dark gray non-projecting portions of the 
building further accentuate the vertical.   
 

D. Lighting 
7. Orient Lighting Towards Sidewalks and Public Spaces 

Finding:  Pedestrian-scaled lighting along the projects pathways, intersections with 
public sidewalks and along the internal play area provide for pedestrian safety and 
comfort. 

 
 
V. PUBLIC NOTICE AND COMMENT 
 

Design Review / SEPA 
Application Date: March 19, 2018 
Application Completeness Date:  April 09, 2018 
Notice of Application published:  April 26, 2018 
Public Notice Sign installed: April 26, 2018 
Minimum Comment Period ended: May 10, 2018 
 
A public meeting for this Design Review/SEPA Determination was held on May 15, 2018 
at City Hall and there were no attendees. 
 
Although the minimum required public comment period ended on May 10, 2018 for the 
Design Review and SEPA Threshold Determination, comments were accepted up to the 
date of this decision.  No written comments were received for the Design Review 
application nor the SEPA Threshold Determination.  
 
 

VI. TECHNICAL REVIEW 
 

A. Clearing & Grading 

The clearing and grading reviewer has reviewed the plans and materials submitted 
for this project and has approved the clearing and grading portion of the design 
review application.  Approval of this design review does not constitute an approval of 
any construction permit.  An application for a clearing and grading permit must be 
submitted and approved before construction can begin.  Plans submitted as part of 
any permit application for this project shall be consistent with the activity permitted 
under this approval and must comply with the City of Bellevue Clearing and Grading 
Code (BCC 23.76). 
 

B. Utilities 

Water 
The water supply for this site will be provided from the existing 8” water main located 
in 132nd Ave NE off the 400 water pressure zone.  Flow modeling continues and the 
fire flow to this area is 1,500 gpm. 
 
Sewer 
The City of Bellevue Utilities has adequate capacity for providing sanitary sewer for 
this proposal.  The site will connect to the existing 8” sewer main located in NE 
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Bellevue-Redmond Rd.   
 
Storm Drainage 
The proposal will not increase the rate of runoff of storm water leaving the site.  The 
City of Bellevue Surface Water Engineering Standards provide adequate requirements 
for this proposal. 
 
The storm drainage system proposed provides adequate mitigation for storm water 
and meets the requirements outlined in the Bellevue Code and the Storm & Surface 
Water Engineering Standards.  
 
Refer to Conditions of Approval regarding utilities in Section XI of this report. 

 

C. Transportation 

Project Summary 
The proposed project is located at the intersection of 132nd Avenue NE and NE 
Bellevue-Redmond Road in the SW corner of the intersection, shaded in blue below. 
The project is located approximately 850 feet south of a BelRed light rail station that 
will be located between 130th and 132nd Avenues NE.  132nd Avenue NE is a priority 
bike corridor where development will construct one way protected bike lane facilities 
along that frontage. 

 

 
 

The existing site is a Washington State Department of Licensing office.  The office 
that is to be demolished is 12,050 square feet, and it estimated to have generated 
approximately 206 peak hour trips between 4pm and 6pm.  The new project 
proposes to construct 8 buildings and a total of 31 multi-family units that are 
estimated to generate 17 peak hour trips between 4pm and 6pm for a net reduction 
of 189 peak hour trips between 4pm and 6pm. 

N 

http://mapshotviewer/silverlightviewer/viewer.html?Viewer=Mapshot
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Site Access and Loading 
The site has two existing access locations, one onto NE Bellevue-Redmond Road 
with no turn restrictions and a second onto 132nd Avenue NE with no turn restrictions.  
The proposed project will remove the existing access onto NE Bellevue-Redmond 
Road and reconstruct a new access onto 132nd Avenue NE as shown below near the 
SE corner of the site. 
 

 
 

The project proposes a minimum 20-foot wide private internal loop road that allows 
for deliveries, residential move-in/move-out, and garbage to be accommodated on-
site without backing onto the public road.  On-street loading will not be allowed or 
permitted. The loop road will be marked as a fire lane. 
 
Refer to Conditions of Approval regarding provisions for loading in Section XI 
of this report. 
 
Impact Mitigation and Frontage Improvements 
 

N 
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In order to provide safe pedestrian and vehicular access in the vicinity of the site, 
and to provide infrastructure improvements with a consistent and attractive 
appearance, the construction of street frontage improvements is required as a 
condition of development approval. The design of the improvements must conform to 
the requirements of the Americans with Disabilities Act, the Transportation 
Development Code (BCC 14.60), and the provisions of the Transportation 
Department Design Manual.  

 
Engineering and construction details must be shown on the civil engineering plans 
submitted to the clearing and grading permit. The engineering plans shall be the 
controlling document on the design of these features; architectural and landscape 
plans must conform to the engineering plans. During construction, city inspectors 
may require additional survey work at any time to confirm proper elevations.  The 
building grade and elevations shall be consistent with the curb and sidewalk grade 
shown in the approved civil engineering plans.   
 
There is an existing 6-foot wide sidewalk along Bellevue-Redmond Road and no 
sidewalk on 132nd Avenue NE.  There is a non-compliant ADA ramp to cross 132nd 
Avenue NE and no existing ADA ramp to cross Bellevue-Redmond Road.  
Pedestrian push buttons are also non-compliant in their existing condition.  The 
frontage improvements will require sidewalks on both that meet the arterial road 
classification and a protected bike facility on 132nd Avenue NE.  132nd Avenue NE is 
a bike corridor that runs north and south from the light rail station and is listed in the 
2009 pedestrian bike plan.  The corner will be reconstructed to be ADA compliant by 
the developers with the City providing specific materials listed in the section below. 

 
1. NE Bellevue-Redmond Road 

a. A minimum 8-foot wide concrete sidewalk 
(The Transportation Department will allow the construction of a concrete 
board walk along a portion of the frontage to save a specific tree, if it can be 
constructed to be ADA compliant.  If this boardwalk cannot be constructed 
to be ADA compliant a concrete sidewalk will be required in its place) 

b. A minimum 20-foot wide landscape planter, the sidewalk may meander 
through the planter but is not counted towards the planter width 
requirement. 

• The planter strip shall have street trees 20-ft on-center, shrubs, 
ground cover, spray irrigation, root barrier, and soil preparation for the 
street trees. 

c. Street lighting that meets Bellevue Standards. 

• Black poles, arms and fixtures 
d. New concrete curb and gutter shall be installed only at the location of the 

existing driveway that is to be removed, as required for the reconstructed 
corner, and at the location of any remaining curb and gutter that is damaged 
during construction. 

 
2. 132nd Avenue NE 

a. A minimum 8-foot wide concrete sidewalk 
b. A minimum 18-inch concrete wedge or equivalent for grade separation 

between the concrete sidewalk and the Hot Mix Asphalt (HMA) southbound 
bike lane. 

c. A minimum 5-foot wide HMA bike lane 
d. A flush vertical curb between the bike facility and the planter, this may be 
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included in the required 5-foot bike lane width. 
e. A minimum 5-foot wide planter 

• The planter strip shall have street trees 20-ft on-center, shrubs, 
ground cover, spray irrigation, root barrier, and soil preparation for the 
street trees. 

f. Street lighting that meets Bellevue Standards 

• Black poles, arms and fixtures 
g. A minimum of 17-feet of HMA pavement from the face of curb to the existing 

centerline of ROW. The use of existing pavement may be used towards 
meeting this requirement. 

h. Transitions for the sidewalk and protected bike lane back into the existing 
street section to the south 

i. Channelization and signage within the road and behind the curb, within the 
protected southbound bike lane and sidewalk. 

j. New concrete curb and gutter 
 

3. Intersection of 132nd Avenue NE and NE Bellevue-Redmond Road (The SW 
Corner) 
a. Reconstruct the corner with new signal equipment and an ADA compliant 

ramp that accommodates the N/S protected bike lane.  The preliminary 
ramp design will require radial cast iron domes with a thickened concrete 
section where vehicles may track onto the truncated domes. 

• The City shall provide the developer the following signal components: 
Terminal Cans, Type 1 Poles, Type PS poles, Type III signal Pole with 
Mast Arm with Anchor Bolts, Signal Heads, Pedestrian Clams, D-
Mount, the Luminaire, APS Push Buttons, and APS CCU if needed.   
The labor, signal pole foundation, and any other materials not 
specifically listed above is the responsibility of the developer.  If the 
City does not provide the specific materials listed above, the 
requirement to install new signal equipment at the corner will be 
waived and the current signal equipment will remain as is.  This 
waiver does not apply to ADA or the need to reconstruct the corner to 
meet ADA to the maximum extent feasible. 

b. Street lighting that meets Bellevue Standards 

• Black poles, arms and fixtures 
c. Install a new signal pole/mast arm with ADA compliant push buttons, 

pedestrian heads. 
 

4. The Americans with Disabilities Act (ADA) requires that sidewalk cross 
slopes not exceed two percent.  The sidewalk cross slope may be less than two 
percent only if the sidewalk has a longitudinal slope sufficient to provide 
adequate drainage.  Bellevue’s standard for curb height is six inches, except 
where curb ramps are needed.  The engineering plans must comply with these 
requirements, and must show adequate details, including spot elevations, to 
confirm compliance.  New curb and sidewalk shall be constructed in compliance 
with these requirements.  Building elevations shall be consistent with the 
required curb and sidewalk elevations.  Spot elevations must be included in the 
building plans in a manner that proves that building elevations are designed to 
correspond to the sidewalk elevations shown in the engineering plans, 
especially at entrances and other key points. Curb and sidewalk elevations will 
not be revised to fit the building, and city inspectors may require spot surveys 
during construction in order to confirm the required elevations.  
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ADA also requires provision of a safe travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main pathway. 
Any planter boxes installed in the sidewalk to improve pedestrian sight distance 
at driveways must be designed to reduce the tripping potential and must not 
extend more than two feet into the public sidewalk. Traffic signal controller 
boxes and streetlight contactor cabinets must be located so as not to interfere 
with the main pedestrian path. Buildings shall be designed so that doors do not 
swing out into the pedestrian path. Installation of colored or textured bands to 
guide pedestrians in the direction of travel is advisable, subject to the 
requirements for non-standard sidewalk features. ADA-compliant curb ramps 
shall be installed where needed, consistent with City and WSDOT standard 
drawings. If such standards cannot be met, then deviation from standards must 
be justified on a Design Justification Form to be filed with the Transportation 
Department. 

 
5. To the extent feasible, no new utility vaults that serve only one development will 

be allowed within a public sidewalk.  Vaults serving a broader public purpose 
may be located within a public sidewalk.  To the extent feasible, no utility vaults 
may be located within the primary walking path in any sidewalk. All existing 
vault lids shall be replaced to be non-slip. 

 
6. No fixed objects, including fire hydrants, trees, and streetlight poles, are 

allowed within ten feet of a driveway edge, defined as Point A in standard 
drawing SW-140-1 or equivalent. Fixed objects are defined as anything with 
breakaway characteristics greater than a four-inch by four-inch wooden post. 

 
7. No new overhead utility lines will be allowed within or across any right of way or 

sidewalk easement, and existing overhead lines must be relocated 
underground. 

 
8. A private road street name sign is required to be installed. The applicant has 

the option of paying the City to manufacture the street name sign or having one 
manufactured by a private vendor. The applicant is responsible for procuring 
the sign post and hardware and is responsible for installation. The specifics of 
the street name sign will be determined during the clearing and grading permit.  

 
9. The applicant is required to coordinate mailbox location with the Bellevue 

Postmaster and show the mailbox location on the engineering plans within the 
site. 

 
Refer to Conditions of Approval regarding frontage improvements and 
civil engineering plans, and building and site plans in Section XI of this 
report. 

 
Easements 
The applicant shall provide sidewalk and utility easements to the City as needed to 
encompass the full required width of the required frontage improvements. 
 
The applicant shall provide easements to the City for location of signal and street 
light facilities consisting of above-grade boxes and/or below-grade vaults between 
the building and sidewalk within the landscape area on the projects frontages. 
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Transformers and utility vaults to serve the building shall be placed inside the 
building or below grade, to the extent feasible.  
 
Refer to Conditions of Approval regarding existing easements, easements for 
signal control and street light boxes and vaults, and sidewalk/ utility 
easements in Section XI of this report. 
 

Right of Way Dedication 
To incorporate street improvements which are reasonably necessary to mitigate the 
direct results of the development, and to accommodate the street widening described 
elsewhere in this document, the developer is required to dedicate property such that 
street surface to back of curb is accommodated within the public right of way. This is 
anticipated at the intersection of 132nd Avenue NE and NE Bellevue-Redmond Road. 
Refer to Conditions of Approval regarding dedication of right-of-way in Section 
XI of this report. 
 

Use of the Right of Way During Construction 
Applicants often request use of the right of way and of pedestrian easements for 
materials storage, construction trailers, hauling routes, fencing, barricades, loading 
and unloading and other temporary uses as well as for construction of utilities and 
street improvements. A Right of Way Use Permit for such activities must be acquired 
prior to issuance of any construction permit including demolition permit. Sidewalks 
may not be closed except as specifically allowed by a Right of Way Use Permit.  
Refer to Conditions of Approval regarding right-of-way use permit in Section XI 
of this report. 
 

Pavement Restoration 
The City of Bellevue has established the Trench Restoration Program to provide 
developers with guidance as to the extent of resurfacing required when a street has 
been damaged by trenching or other activities. Under the Trench Restoration 
Program, every street in the City of Bellevue has been examined and placed in one 
of three categories based on the street’s condition and the period of time since it has 
last been resurfaced. These three categories are, “No Street Cuts Permitted,” 
“Overlay Required,” and “Standard Trench Restoration.” Each category has different 
trench restoration requirements associated with it. Damage to the street can be 
mitigated by placing an asphalt overlay well beyond the limits of the trench walls to 
produce a more durable surface without the unsightly piecemeal look that often 
comes with small strip patching.  
 
Near this project, NE Bellevue-Redmond Road is classified as Standard Trench 
Restoration and 132nd Avenue NE is classified as Grind and Overlay Restoration.  
Refer to Conditions of Approval regarding pavement restoration in Section XI 
of this report. 
 

D. Fire 

The Bellevue Fire Department, Fire Prevention Division has reviewed the submittal in 
accordance with the 2015 International Fire Code, 2015 International Building Code, 
City of Bellevue requirements, and good fire protection practices.  This review was 
based upon and limited to the information presented on drawings and/or materials 
received in our office.  The Fire Department can approve the application, subject to 
conditions, which includes marking the internal access roads as fire lanes.   Refer to 
Conditions of Approval regarding Fire Department in Section XI of this report.  
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E. Building Division 

The plans submitted for Design Review approval dated March 19, 2018, have not 
been sufficiently developed for a thorough review under the 2015 IRC (International 
Residential Code), including amendments made by the State of Washington and the 
City of Bellevue. Complete review will occur under the Building permit application(s) 
in accordance with the codes in effect at the time of complete application. The 
following comments are preliminary in nature and are not intended to be all-inclusive 
or imply approval. 

 
The plans generally conform to the level of detail typical at this stage in the design 
process. The following items are required to be addressed in the development of the 
plans for building permit. 

 
The site plan indicates the development of eight buildings on a single lot consisting 
of a total of 31 three-story residential townhomes. Since each residential unit is not 
located on a single platted lot, the project is subject to the requirements of RCW 
64.55. State law requires, in RCW 64.55.020, that the City not issue a permit until the 
designer of a multiunit residential building enclosure has submitted plans and details 
of the building enclosure and a stamped statement that substantially reads: “The 
undersigned has provided building enclosure documents that in my professional 
judgment are appropriate to satisfy the requirements of sections 1 through 10 of 
[RCW 64.55].”  

  
Exterior wall ratings, opening protection, and projections are required to be 
addressed in accordance with IRC Section 302.1 and 302.2 based on the fire 
separation distance. Fire separation distance is defined as the distance measured 
from the building face to one of the following (the distance is required to be 
measured at right angles from the face of the building wall). 

   1. Closest interior lot line 
   2. Centerline of a street, alley or public way 
   3. An imaginary line between two buildings on the lot 
 

At least one accessible route within a site is required to be provided from public 
transportation stops, accessible parking, accessible passenger loading zones, and 
public streets or sidewalks to the accessible building entrances served. The drawings 
are not currently developed to a sufficient level for us to determine if accessible route 
requirements are met. Building permit drawings and documents are required to 
demonstrate that accessible route requirements will be met. IBC 1104.1 

 
Parking within the footprint of the townhouse dwelling unit (garage) is limited to the 
private parking for that unit only.  Refer to Conditions of Approval regarding 
accessible routes and private parking (within units) in Section XI of this report. 

 

F. Addressing 

  The City of Bellevue will designate a street name to each internal street segment.  All 
north-south road sections will be named independently of east-west trending road 
sections, even if the roads appear to be continuous.  

 
  Addresses for the project will be assigned per Bellevue City Code Chapter 14.02 

Names and Numbers. Based on the application materials submitted as part of permit 
18 108498LD, addresses for this project (including the building shell address and 
residential addresses) will be assigned from the internal private road segments.  
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Each building will require its own address, independent of the parcel address.  
Address assignments will depend on the final layout and design of the building.  
Each townhome unit will be with provided its own street address. The townhomes will 
not use unit numbers as part of their official address.  Refer to Condition of 
Approval regarding addressing in Section XI of this report. 

 
 

VII. STATE ENVIRONMENTAL POLICY ACT (SEPA) 

 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal that are beyond those identified in the 
BelRed Corridor EIS and the Transportation Facilities Plan EIS. The Environmental 
Checklist together with information submitted (in the official file) adequately discloses 
expected environmental impacts associated with the proposed Design Review approval.  
The City codes and requirements, including SEPA, Land Use Code, Noise Ordinance, 
Building Code and other construction codes adequately mitigate expected environmental 
impacts.  Therefore, issuance of a Determination of Non-Significance (DNS) is the 
appropriate threshold determination under the State Environmental Policy Act (SEPA) 
requirements, with incorporation by reference of: 
 

• The BelRed Corridor Project Draft and Final Environmental Impact Statement, 
issued July 19, 2007 and addendum. 

• Final Environmental Impact Statement, 2016-2027, Transportation Facilities Plan, 
December 2015. 

 
These documents are available through the Development Services Department, Records 
Room, Lobby Floor, Bellevue City Hall, 450 110th Avenue NE under file #05-127994-LE. 
 
Adverse impacts which are less than significant are typically subject to City Codes or 
Standards which are intended to mitigate those impacts.  Where such impacts and 
regulatory items correspond, further documentation is not necessary.  For other adverse 
impacts which are less than significant, Bellevue City Code, Section 22.02.140, provides 
substantive authority to mitigate impacts disclosed through the environmental review 
process.   

   
A. NOISE 

As conditioned, short term impacts related to noise generation as a result of the 
construction will be minimized.  Noise related to construction is allowed from 7:00 a.m. 
to 6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for 
Federal holidays and as further defined by the Bellevue City Code.  Exceptions to the 
construction noise hours limitation contained in the Noise Control Code MAY be 
granted pursuant to 9.18.020.C.1 when necessary to accommodate construction which 
cannot be undertaken during exempt hours.  Written requests for exemption from the 
Noise Control Code must be submitted two weeks prior to the scheduled onset of 
extended hour construction activity. The use of best available noise abatement 
technology consistent with feasibility is required during construction to mitigate 
construction noise impacts to surrounding uses.  Refer to Condition of Approval 
regarding noise and construction hours and use of best available noise 
abatement technology in Section XI of this report. 
 
In addition, per BCC 9.18.045B, noise levels in sleeping areas shall not exceed 40 
dBA.  The applicant will be required to submit certification by an acoustical consultant 
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prior to construction of the residential buildings, that the construction methods and 
materials for the residential units will meet this threshold.  If the threshold is exceeded, 
then noise attenuation measures will be required to be incorporated into the 
construction design.  Once construction is complete, noise levels will be required to be 
measured inside a random sample of units to ensure sleeping areas do not exceed the 
40 dBA threshold.  Refer to Conditions of Approval regarding certification by a 
noise consultant prior to issuance of building permit and noise 
levels/measurement in sleeping areas prior to issuance of any certificate of 
occupancy in Section XI of this report.   

 
B. AIR QUALITY 

During construction, emissions to the air will be released by construction vehicles and 
heavy equipment. Following construction, emissions from residents’ vehicles will be 
released.  
 
Construction would temporarily increase dust and vehicle emissions near the 
construction area. Mitigation will include using BMPs to control dust, covering exposed 
soils, and requiring idling vehicles to be shut off. Construction vehicles will be fitted 
with required, factory-installed emission control devices. To reduce the potential of 
dust, construction accesses will be covered with rock or aggregate. Dust emissions will 
also be reduced during construction through the use of spray water as necessary 
during dry weather conditions and planting disturbed areas with erosion control seed 
mix as soon as is practical. Material stockpiles will also be covered or watered as 
necessary to control dust. These are standard practices imposed on the Clearing & 
Grading permit. (Bellevue City Code 23.76) 
 
Construction vehicles and heavy construction equipment shall emit the least amount of 
air pollution as possible.  While on city streets, all construction vehicles shall meet the 
requirements of the Revised Code of Washington 46.61.655 for covered loads. Refer 
to Condition of Approval regarding air pollution from construction vehicles and 
equipment in Section XI of this report. 

 
C. LIGHT AND GLARE 

There is the potential for light and glare with the lights at night from residential units. 
Potential light and glare impacts will extend to adjacent businesses that operate after 
dark, in addition to vehicular/pedestrian traffic along adjacent streets.  In order to 
mitigate potential impacts to adjacent vehicular drivers/businesses/residents, any light 
source emitting from the project area shall incorporate cutoff shields and be designed 
so as not to provide light and glare and spillover offsite. Refer to Condition of 
Approval regarding shielded lights in Section XI of this report. 

 

D. TRANSPORTATION 

 
Long Term Impacts and Mitigation 

 
The long-term impacts of development projected to occur in the City by 2027 have 
been addressed in the City’s 2016 – 2027 Transportation Facilities Plan FEIS 
Addendum. The impacts of growth that are projected to occur within the City by 2027 
are evaluated on the roadway network assuming that all the transportation 
improvement projects proposed in the City’s 2016 - 2027 Transportation Facilities Plan 
are in place. The Transportation Facilities Plan EIS divides the City into several 
Mobility Management Areas (MMAs) for analysis purposes. The project DOL 
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Townhomes lies within MMA #12, which has a 2027 total growth projection of 113 
multifamily dwelling units. This development proposes 31 multi-family dwelling units 
and demolishing 12,050 square feet of office. Therefore, the volume of proposed 
development is within the assumptions of the Transportation Facilities Plan FEIS 
Addendum. 

  
Traffic impact fees are used by the City to fund street improvement projects to alleviate 
traffic congestion caused by the cumulative impacts of development throughout the 
City. Payment of the transportation impact fee, as required by BCC 22.16, contributes 
to the financing of transportation improvement projects in the current adopted 
Transportation Facilities Plan, and is considered to be adequate mitigation of long-term 
traffic impacts. Fee payment is required at the time of building permit issuance. Impact 
fees are subject to change and the fee schedule in effect at the time of building permit 
issuance will apply. Because the project will result in a trip reduction traffic impact fees 
will not be required. 
 
Mid-Range Impacts and Mitigation 
 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that 
development proposals generating 30 or more new p.m. peak hour trips undergo a 
traffic impact analysis to determine if the concurrency requirements of the State 
Growth Management Act are maintained.  
 
The DOL Townhome development will generate a net reduction of 189 p.m. peak hour 
trips, therefore concurrency is not required for this project. 
 
Short Term Operational Impacts and Mitigation 
 
The applicant’s traffic consultant Transpo and City staff analyzed the short term 
operational impacts of this proposal.  The required frontage improvements on NE 
Bellevue-Redmond Road and 132nd Avenue NE will provide the necessary mitigation 
for vehicles, pedestrians, and bicycles associated with the project.  These 
improvements include the installation of new sidewalk, planters strips, and a protected 
bike facility on 132nd Avenue NE to meet the 2009 Pedestrian Bike Plan. 

 
 

VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  
 

Landscaping 

• A boardwalk-type sidewalk will be provided along a roughly 80-foot wide section 
of NE Bellevue-Redmond Road to retain two healthy significant trees that 
otherwise would have to be removed in order to provide the standard required 
frontage improvements (sidewalk). 

• Mitigation planting of 17 native trees are now provided as replacement for the 
significant trees that can’t be saved along NE Bellevue-Redmond Road and the 
western and southern property lines, or to otherwise meet landscaping 
requirements.  

• The retaining wall along the western and southern boundaries have been shifted 
to save and/or improve the survival rate and health of about a dozen significant 
trees, thereby aiding in retaining the wooded character of the site. 

• Additional landscaping is now provided at the development’s vehicular entrance to 
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shield pedestrians and drivers from seeing the internal road, trash bins, and 
recycling bins, thus improving the overall aesthetic of the neighborhood. 
 
 

Connectivity/Access 

• For pedestrian safety and comfort, the sidewalk along NE Bellevue-Redmond 
Road was rerouted to provide a landscape buffer between the pedestrian and 
vehicular traffic on the high-volume road. 

• The sidewalk’s transitions and curves along NE Bellevue-Redmond Road have 
been smoothed to allow safer bicycle movements. 

• Sidewalks are now strategically located to provide the most convenient 
connectivity between the site and the larger pedestrian network, including a path 
towards the future 130th light rail station. 

• Relocation of the signal cabinet and signal base to allow for safer and more 
convenient pedestrian and bicyclist movements.  

• Addition of a southbound buffered bicycle lane along 132nd Avenue SE. 
 

Architecture 

• Addition on several buildings of strategically placed decorative horizontal cedar 
slats to avoid large blank walls, improving the design aesthetic of the project. 

• A fence has been added at the end of the internal stub road facing NE Bellevue-
Redmond Road to shield pedestrians and drivers along NE Bellevue-Redmond 
Road from seeing the alleyway, trash and recycling bins and improve the overall 
aesthetic. It is designed and painted to match the adjacent house’s faux Cedar 
siding. 
 

Other 

• The multi-family play area has been consolidated, expanded, and shifted away 
from 132nd Avenue NE to meet Land Use Code requirements. 

• A covered facility for secured public bicycle parking was added adjacent central 
to the project. 

• Lighting was added along internal walkways and the play area and bicycle 
parking for safety and improved functionality. 

 
 
IX. DECISION CRITERIA 

Per Land Use Code 20.30F.145, the Director may approve or approve with modifications 
an application for Design Review if: 
 
A. The proposal is consistent with the Comprehensive Plan. 

 
Finding: The proposal, as conditioned, is consistent with the Comprehensive Plan and 
BelRed Subarea Plan.  Staff has reviewed the policies which apply to the project and 
has determined that those applicable policies will be implemented through the 
application of City Codes and the adopted Design Guidelines identified in the BelRed 
Chapter of the Land Use Code. Refer to Conditions of Approval regarding project 
plans, final landscape plan, building materials/details and color samples, signage, 
and individual sign permits in Section XI of this report. 

 
The proposal is consistent with the Comprehensive Plan, including the BelRed Subarea 
Vision and the following goals and policies from the BelRed Subarea Plan: 
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Urban Design Goal: To achieve a design character that results in aesthetically 
beautiful, distinctive, and long-lasting places that evoke a strong sense of Bellevue and 
the Northwest, and a dynamic public realm that encourages social interaction. 

 

• POLICY S-BR-14. Use design guidelines to promote pedestrian-friendly and 
transit-oriented design, ensure quality and a sense of permanence, promote 
environmental sustainability, and create a distinct sense of place. Conduct 
design review for all mixed use, office and residentially designated areas of the 
Subarea. Apply additional depth and attention to the details of design review 
within transit-oriented development nodes. 

 
Discussion: Design review should pay special attention to creating a pedestrian-
friendly environment, by helping to create vibrant, interesting, safe, walkable and 
interconnected sites. 

 

• POLICY S-BR-16. Encourage place-making and a dynamic public realm by 
integrating publicly accessible plazas, open spaces and other gathering places 
with development, in public and private projects. 

 

• POLICY S-BR-18. Encourage diversity in the built environment through a variety 
of building heights and forms, building articulation and modulation. Encourage 
building rooflines and floorplates that break down the scale of buildings, help to 
differentiate Bel-Red from Downtown, and enhance the architectural variety of 
the area. 

 

• Policy S-BR-19.  Encourage the use of building materials that are of high quality 
and durability, are appropriate for the area climate, and that have a sense of 
permanence. 

 

• Policy S-BR-20.  Reinforce the area’s sense of place and Northwest provenance 
by encouraging innovative building and site design, construction techniques and 
materials that reflect the industrial roots of the area while emphasizing the 
emerging urban character of Bel-Red. 

 
Finding: 
The Urban Design goals and policies of the BelRed Subarea Plan are incorporated into 
the Bellevue DOL Townhomes project. The project includes 31 “urban style” townhome 
units in four 4-unit buildings, three 3-unit buildings, and one 6-unit building.  The 
architectural form and materials are contemporary and provide a simple, clean look with 
few but highly contrasting colors and materials. The form and materials are a nod to the 
area’s industrial past but are softened by tastefully incorporating natural materials and 
earth tones into the design. The proposed central open space will provide space to 
residents for relaxation. Most perimeter trees will be retained, and proposed landscaping 
will reflect the Pacific Northwest’s plant life.  

 
Housing Goal: To encourage Bel-Red redevelopment to result in a diversity of housing 
types and prices, including a significant share of “workforce housing”. 
 

• Policy S-BR-40.  Encourage a diversity of housing types, from high density, 
multi-story housing in transit nodes, to medium density housing outside nodes, to 
other innovative housing forms, such as live/work and work/live units. 
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Finding: 
The proposal incorporates an urban housing type along the southern edge of the BelRed 
Subarea which will complement the existing surrounding development to the south, as 
well as the potential future development to the north, east and west.   

 
B. The proposal complies with the applicable requirements of this Code. 

 
Finding: The proposal complies with all applicable requirements of the Land Use Code.  
Refer to Section III of this report for specific information on Land Use Code consistency. 

 
C. The proposal addresses all applicable design guidelines or criteria of this Code in 

a manner which fulfills their purpose and intent. 
 
Finding:  As conditioned, the proposal complies with all applicable design guidelines and 
standards of the Land Use Code. Refer to Section IV of this report for how this proposal 
has met these standards and guidelines. 

 
D. The proposal is compatible with, and responds to, the existing or intended 

character, appearance, and quality of development and physical characteristics of 
the subject property and immediate vicinity. 
 
Finding: As conditioned, the proposed design is compatible and responds to the existing 
and future character of the BelRed Subarea and adjacent neighborhood.   

 
E. The proposal will be served by adequate public facilities including streets, fire 

protection, and utilities. 
 
Finding:  All urban level public utilities/infrastructure are available to the site or will be 
constructed/installed as part of this development.  All city departments have reviewed 
the proposal and required associated conditions, as necessary. Refer to section VI of 
this report for Technical Review. 

 
 
X. DECISION  
 

After conducting the various administrative reviews associated with the proposal, including 
applicable Land Use consistency, City Code & Standard compliance reviews and SEPA 
review, the Director does hereby APPROVE WITH CONDITIONS the subject proposal, 
which includes Design Review and SEPA threshold determination. 
 

 
XI. CONDITIONS OF APPROVAL: 
  

Compliance with City Codes and Documents 
The applicant shall comply with all applicable Bellevue City Codes, Standards, and 
Ordinances, including, but not limited to the following: 
 
Applicable Codes, Standards and Ordinances 
 

Contact Person 
 

Clearing & Grading Code – BCC 23.76 Tom McFarlane, 425-452-5207 
Construction Codes – BCC Title 23 Bob Snyder, 425-452-4475 
Fire Code – BCC 23.11 Sean Nichols, 425-452-2926 
Land Use Code – BCC Title 20 Faheem Darab, 425-452-2721 
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Environmental Procedures Code –  
BCC Title 22.02 

Faheem Darab, 425-452-2721 

Noise Control – BCC 9.18 Faheem Darab, 425-452-2721 
Right of Way Use Code – BCC 14.30 Tim Stever, 425-452-4294 
Sign Code – BCC Title 22 Faheem Darab, 425-452-2721 
Transportation Code – BCC 14.60 Ryan Miller, 425-452-7915 
Utility Code – BCC Title 24 Lori Santo, 425-452-6828 

 
The following conditions are imposed on the applicant under the authority referenced: 

 
A. GENERAL CONDITIONS: The following conditions apply to all phases of 

development. 
 

1. Noise & Construction Hours 
The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m., 
Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for 
Federal holidays and as further defined by the Bellevue City Code. Exceptions 
to the construction noise hours limitation contained in the Noise Control Code 
MAY be granted pursuant to 9.18.020.C.1 when necessary to accommodate 
construction which cannot be undertaken during exempt hours.  Written 
requests for exemption from the Noise Control Code must be submitted two 
weeks prior to the scheduled onset of extended hour construction activity. 

 
 AUTHORITY:    BCC 9.18.020.C & 9.18.040 
 REVIEWER:    Faheem Darab, Land Use 
 

2. Use of Noise Abatement Technology 
The use of best available noise abatement technology consistent with feasibility 
is required during construction to mitigate construction noise impacts to 
surrounding uses. 

 
 AUTHORITY: BCC 9.18.020F 
 REVIEWER:  Faheem Darab, Land Use 
 

3. Provisions for Loading 
The property owner shall provide an off-street loading space which can access 
a public street.  On-street loading and unloading will not be permitted. 

  
 AUTHORITY: LUC 20.20.590.K.4 and BCC 14.60.180 
 REVIEWER:  Ryan Miller, Transportation  
    Faheem Darab, Land Use 
         

4. Utilities 
 Utility Department approval of the design review application is based on the 

final conceptual design submitted with this application. Final utility design and 
construction approval is not given under this permit. Small changes to the site 
layout may be required to accommodate the utilities after utility engineering is 
approved. The water, sewer, and storm drainage systems shall be designed 
per the current City of Bellevue Utility Codes and Utility Engineering Standards. 
Utilities Department design review, plan approval, and field inspection is 
performed under the Utility Developer Extension Agreement (UE). A water, 
sewer and storm Developer Extension Agreement will be required for the 
project. All connection charges will be due with the Developer Extension 
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Agreement prior to issuance of the permit. Water, sewer and storm easements 
will be required. 

 
  AUTHORITY: BCC 24.02, 24.04, 24.06  
  REVIEWER:  Lori Santo, Utilities  

 
5. Fire  

a. All access roads in the complex shall be marked as fire lanes in accordance 
with IFC 503. 

b. An additional fire hydrant may be required within the complex to meet the 
400 feet travel distance from a fire hydrant. If the building is equipped with 
fire sprinklers, that distance can increase to 600’. 

c. Fire sprinkler determination will be made upon the building plans submittal. 
 

AUTHORITY: IFC 503 
REVIEWER:  Sean Nichols, Fire 

 
6. Addition of Air Conditioning Units  

If any changes to the mechanical equipment are proposed, such as addition of 
air conditioning units exterior to the buildings, the applicant must apply for a 
mechanical permit. As part of the mechanical permit, the applicant must 
request a Land Use Exemption, as well as provide screening. 
 
AUTHORITY: LUC 20.20.525 
REVIEWER:  Faheem Darab, Land Use 

 
7. Modification to the Design Review Plans 

Any modification to this approval shall be processed as either a Land Use 
Exemption or a new Design Review application.  Any modification of the project 
design must be reviewed for consistency with the design intent as stated in 
Section IX of this report. Conditions of Approval run for the life of the project. 
 
AUTHORITY:  LUC 20.30F.175 
REVIEWER:  Faheem Darab, Land Use 
 

B. PRIOR TO CLEARING & GRADING PERMIT:  These conditions must be 
complied with on plans submitted with the Clearing & Grading or Demolition 
permit application: 

 
8. Right-of-Way Use Permit 

Prior to issuance of any construction or clearing and grading permit, the 
applicant shall secure applicable right-of-way use permits from the City’s 
Transportation Department, which may include: 
a) Designated truck hauling routes. 
b) Truck loading/unloading activities. 
c) Location of construction fences. 
d) Hours of construction and hauling. 
e) Requirements for leasing of right of way or pedestrian easements. 
f) Provisions for street sweeping, excavation and construction. 
g) Location of construction signing and pedestrian detour routes. 
h) All other construction activities as they affect the public street system. 
 
In addition, the applicant shall submit for review and approval a plan for 
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providing pedestrian access during construction of this project. Access shall be 
provided at all times during the construction process, except when specific 
construction activities such as shoring, foundation work, and construction of 
frontage improvements prevent access. General materials storage and 
contractor convenience are not reasons for preventing access.  
 
The applicant shall secure sufficient off-street parking for construction workers 
before the issuance of a clearing and grading, building, a foundation or 
demolition permit. 
 
AUTHORITY: BCC 11.70 & 14.30 
REVIEWER:   Tim Stever, Right-of-Way/Transportation 

 
9. Frontage Improvements and Civil Engineering Plans - Transportation 

Civil engineering plans produced by a qualified engineer must be approved by 
the Transportation Department prior to issuance of the clearing and grading 
permit. The design of all street frontage improvements and driveway accesses 
must be in conformance with the requirements of the Americans with 
Disabilities Act, the Transportation Development Code, the provisions of the 
Transportation Department Design Manual, and specific requirements stated 
elsewhere in this document.   
 
All relevant standard drawings from the Transportation Department Design 
Manual shall be copied exactly into the final engineering plans.  Requirements 
for the engineering plans include, but are not limited to: 
 
a)  Traffic signs and markings.   
b)  Curb, gutter, sidewalk, and driveway approach design. The engineering 

plans shall be the controlling document on the design of these features; 
architectural and landscape plans must conform to the engineering plans as 
needed. 

c) Curb ramps, crosswalk revisions, and crosswalk equipment such as 
pushbuttons. Reference ADA compliance or provision of a Design 
Justification Form. 

d) Installation or relocation of streetlights and related equipment. 
e) Undergrounding of existing overhead utility lines, which should be 

coordinated with adjacent sites. Transformers and utility vaults to serve the 
building shall be placed inside the building or below grade, to the extent 
feasible. 

f) LANDSCAPING REQUIREMENTS NOTE THAT THE PROPERTY 
OWNER IS RESPONSIBLE FOR MAINTENANCE UNLESS ACCEPTED 
BY THE CITY. 

g) Sight distance. Show the required sight triangles and include any sight 
obstructions, including those off-site. Sight distance triangles must be 
shown at all driveway locations and must consider all fixed objects and 
mature landscape vegetation. Vertical as well as horizontal line of sight 
must be considered when checking for sight distance. 

h) City standards for driveway widths range from 30 to 36 feet on arterial 
streets, and 26 to 30 feet for local streets. Driveway aprons must be 
constructed in accordance with the Transportation Design Manual. 

i) Location of fixed objects in the sidewalk or near the driveway approach. 
j) Trench restoration within any right of way or access easement. 
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FRONTAGE IMPROVEMENT REQUIREMENTS 
1.  NE Bellevue-Redmond Road 

a. A minimum 8-foot wide concrete sidewalk 
 (The Transportation Department will allow the construction of a 

concrete board walk along a portion of the frontage to save a 
specific tree, If it can be constructed to be ADA compliant.  If this 
boardwalk cannot be constructed to be ADA compliant a concrete 
sidewalk will be required in its place) 

b. A minimum 20-foot wide landscape planter, the sidewalk may 
meander through the planter but is not counted towards the 
planter width requirement. 

• The planter strip shall have street trees 20-ft on-center, 
shrubs, ground cover, spray irrigation, root barrier, and soil 
preparation for the street trees. 

c. Street lighting that meets Bellevue Standards. 

• Black poles, arms and fixtures 
d. New concrete curb and gutter shall be installed only at the location 

of the existing driveway that is to be removed, as required for the 
reconstructed corner, and at the location of any remaining curb 
and gutter that is damaged during construction. 

 
2. 132nd Avenue NE 

a. A minimum 8-foot wide concrete sidewalk 
b. A minimum 18-inch concrete wedge or equivalent for grade 

separation between the concrete sidewalk and the HMA 
southbound bike lane. 

c. A minimum 5-foot wide HMA bike lane 
d. A flush vertical curb between the bike facility and the planter, this 

may be included in the required 5-foot bike lane width. 
e. A minimum 5-foot wide planter 

• The planter strip shall have street trees 20-ft on-center, 
shrubs, ground cover, spray irrigation, root barrier, and soil 
preparation for the street trees. 

f. Street lighting that meets Bellevue Standards 

• Black poles, arms and fixtures 
g. A minimum of 17-feet of HMA pavement from the face of curb to 

the existing centerline of ROW. The use of existing pavement may 
be used towards meeting this requirement 

h. Transitions for the sidewalk and protected bike lane back into the 
existing street section to the south 

i. Channelization and signage within the road and behind the curb, 
within the protected southbound bike lane and sidewalk. 

j. New concrete curb and gutter 
 

3. Intersection of 132nd Avenue NE and NE Bellevue-Redmond 
Road (The SW Corner) 
a. Reconstruct the corner with new signal equipment and an ADA 

compliant ramp that accommodates the N/S protected bike lane.  
The preliminary ramp design will require radial cast iron domes 
with a thickened concrete section where vehicles may track onto 
the truncated domes. 
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• The City shall provide the developer the following signal 
components: Terminal Cans, Type 1 Poles, Type PS 
poles, Type III signal Pole with Mast Arm with Anchor 
Bolts, Signal Heads, Pedestrian Clams, D-Mount, the 
Luminaire, APS Push Buttons, and APS CCU if needed.   
The labor, signal pole foundation, and any other materials 
not specifically listed above is the responsibility of the 
developer.  If the City does not provide the specific 
materials listed above the requirement to install new signal 
equipment at the corner will be waived and the current 
signal equipment will remain as is. This waiver does not 
apply to ADA or the need to reconstruct the corner to meet 
ADA to the maximum extent feasible. 

b. Street lighting that meets Bellevue Standards 

• Black poles, arms and fixtures 
c. Install a new signal pole/mast arm with ADA compliant push 

buttons, pedestrian heads. 
 

4. ADA: 
 The Americans with Disabilities Act (ADA) requires that sidewalk 

cross slopes not exceed two percent.  The sidewalk cross slope may 
be less than two percent only if the sidewalk has a longitudinal slope 
sufficient to provide adequate drainage.  Bellevue’s standard for curb 
height is six inches, except where curb ramps are needed.  The 
engineering plans must comply with these requirements, and must 
show adequate details, including spot elevations, to confirm 
compliance.  New curb and sidewalk shall be constructed in 
compliance with these requirements.  Building elevations shall be 
consistent with the required curb and sidewalk elevations.  Spot 
elevations must be included in the building plans in a manner that 
proves that building elevations are designed to correspond to the 
sidewalk elevations shown in the engineering plans, especially at 
entrances and other key points. Curb and sidewalk elevations will not 
be revised to fit the building, and city inspectors may require spot 
surveys during construction in order to confirm the required 
elevations.  

 
ADA also requires provision of a safe travel path for visually 
handicapped pedestrians. Potential tripping hazards are not allowed 
in the main pathway. Any planter boxes installed in the sidewalk to 
improve pedestrian sight distance at driveways must be designed to 
reduce the tripping potential and must not extend more than two feet 
into the public sidewalk. Traffic signal controller boxes and streetlight 
contactor cabinets must be located so as not to interfere with the main 
pedestrian path. Buildings shall be designed so that doors do not 
swing out into the pedestrian path. Installation of colored or textured 
bands to guide pedestrians in the direction of travel is advisable, 
subject to the requirements for non-standard sidewalk features. ADA-
compliant curb ramps shall be installed where needed, consistent with 
City and WSDOT standard drawings. If such standards cannot be 
met, then deviation from standards must be justified on a Design 
Justification Form to be filed with the Transportation Department. 
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5. To the extent feasible, no new utility vaults that serve only one 
development will be allowed within a public sidewalk.  Vaults serving a 
broader public purpose may be located within a public sidewalk.  To 
the extent feasible, no utility vaults may be located within the primary 
walking path in any sidewalk. All existing vault lids shall be replaced to 
be non-slip. 

 
6. No fixed objects, including fire hydrants, trees, and streetlight poles, 

are allowed within ten feet of a driveway edge, defined as Point A in 
standard drawing SW-140-1 or equivalent. Fixed objects are defined 
as anything with breakaway characteristics greater than a four-inch by 
four-inch wooden post. 

 
7. No new overhead utility lines will be allowed within or across any right 

of way or sidewalk easement, and existing overhead lines must be 
relocated underground. 

 
8. A private road street name sign is required to be installed. The 

applicant has the option of paying the City to manufacture the street 
name sign or having one manufactured by a private vendor. The 
applicant is responsible for procuring the sign post and hardware and 
is responsible for installation. The specifics of the street name sign will 
be determined during the clearing and grading permit.  

 
9. The applicant is required to coordinate mailbox location with the 

Bellevue Postmaster and show the mailbox location on the 
engineering plans within the site. 

 
Construction of all street and street frontage improvements must be 
completed prior to any form of occupancy, including any form of 
temporary or phased occupancy.  A Design Justification Form must 
be provided to the Transportation Department for any aspect of any 
pedestrian route adjacent to or across any street that cannot feasibly 
be made to comply with ADA standards. Design Justification Forms 
must be provided prior to approval of the clear and grade plans for 
any deviations from standards that are known in advance. Forms 
provided in advance may need to be updated prior to project 
completion. For any deviations from standards that are not known in 
advance, Forms must be provided prior to project completion. 

 
AUTHORITY: BCC 14.60; Transportation Department Design Manual; 

Americans with Disabilities Act  
REVIEWER:  Ryan Miller, Transportation 

 
10. Air Pollution from Construction Vehicles and Equipment 

Construction vehicles and heavy construction equipment shall emit the least 
amount of air pollution as possible.  While on city streets, all construction 
vehicles shall meet the requirements of the Revised Code of Washington 
46.61.655 for covered loads. 
 
AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, 
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Revised Code of Washington 46.61.655 
REVIEWER:  Faheem Darab, Land Use 
 

11. Boardwalk 
The boardwalk along NE Bellevue-Redmond Road must conform to the design 
details included in the approved plans. This includes a minimum 8-foot wide 
clear width as well as ADA accessible design. As the boardwalk design 
develops further and proceeds to construction, the design and construction 
must minimize disruption of the tree roots. The City and the applicant’s arborist 
must be consulted.  In addition, the applicant shall provide the City with an 
additional ten PermaTrak precast concrete treads and a 30-foot length of 1/8” 
rubber leveling pad for future maintenance purposes. 
 
If an ADA compliant design is found by the City to be impossible, an 8-foot 
wide, ADA compliant concrete sidewalk shall be constructed in its place and 
trees #746 and #744 may be removed and replaced with two evergreen trees 
of at least 2.5-inch caliper each. 
 
AUTHORITY: LUC 20.25D.150 
REVIEWER:  Faheem Darab, Land Use 
 

12. Bicycle Parking 
The applicant shall provide a covered bicycle parking facility for the public’s use 
with room for at least 4 bicycles in accordance with the BelRed Land Use Code 
20.25D.120.G. 
 
AUTHORITY: LUC 20.25D.120 
REVIEWER:  Faheem Darab, Land Use 

 
13. Final Landscape Plan 

The final Landscape Plan shall be submitted and reviewed as part of the 
Clearing and Grading Permit application for review by Land Use.  Provide 
details for any electrical outlets that are proposed to be located within the 
planting strips. 
 
AUTHORITY: LUC 20.20.520 
REVIEWER:  Faheem Darab, Land Use 

 
14. Street Trees and Right-of-Way Landscaping 
 All street trees along NE Bellevue-Redmond Road and 132nd Avenue NE shall 

be planted as specified by Parks Department tree planting standards.  The 
species to be planted are as follows:  

  
 Pseudotsuga Menziesii ‘Douglas Fir’:   10’ in height at planting  
 Quercus Frainetto ‘Forest Green Oak’:  2.5” caliper at planting   

 
AUTHORITY: LUC 20.25D.110.B.3.c. and 20.25D.110.B.3.e 
REVIEWER:  Faheem Darab, Land Use 
 

15. Tree Protection 
 Include a Tree Protection Plan with the project plans submitted for construction 

permits and include Tree Preservation Detail Drawing #35 and the City of 
Bellevue Development Standards.  
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AUTHORITY: BCC 23.76 and Bellevue Development Standards 
REVIEWER:  Faheem Darab, Land Use 
 

16. Tree Mitigation Planting 
 As shown on the Landscape Plan (sheet L-300) the applicant shall install all 17 

evergreen trees along, or just inside the perimeter of the north, west and south. 
These trees shall be shown on the Final Landscape Plan, submitted as part of 
the Clearing and Grading Permit. 

  
AUTHORITY: LUC 20.25D.110.B and C and D 
REVIEWER:  Faheem Darab, Land Use 
 

C. PRIOR TO ISSUANCE OF BUILDING PERMIT:   Unless specified otherwise 
below, these conditions must be complied with on plans submitted with the 
Building Permit Application: 
 
17. Compliance with Submittal Requirements 

Compliance with the provisions and submittal requirements of RCW 64.55 shall 
be reviewed by the Building Department prior to issuance of a permit for 
construction.  
 

      AUTHORITY: RCW 64.55 
REVIEWER:  Bob Snyder, Building Division 
 

18. Accessible Route 
At least one accessible route is required to be provided from public 
transportation stops, accessible parking, accessible passenger loading zones, 
and public streets or sidewalks to the accessible building entrances served. 
Building permit drawings are required to demonstrate that these requirements 
will be met. 
 
AUTHORITY: IBC 1104.1 
REVIEWER:  Bob Snyder, Building Division 
 

19. Private Parking 
Parking within the footprint of the townhouse dwelling unit (garage) is limited to 
the private parking for that unit only. 
 
AUTHORITY: IRC 302.0 
REVIEWER:  Bob Snyder, Building Division 

 
20. Building Materials/Details and Color Samples 

The development is subject to the building materials/details and color samples 
as shown on the attached plans. 
 
AUTHORITY: LUC 20.25D.150.D 
REVIEWER:  Faheem Darab, Land Use 

 
21. Solid Waste/Recycling Collection Facilities 

Prior to the issuance of any construction permit, the applicant shall provide a 
written document demonstrating that Republic Services (City’s waste hauler 
service) has been contacted and has approved the proposed access to the 
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recycling and solid waste collection areas for this development.  In addition, all 
pick-up functions will be handled on-site within the internal access road and all 
rights-of-way and public easements shall not be occupied by trash receptacles, 
dumpsters, recycling bins or other such items.  Trash and recycling bins will be 
stored within each residential unit’s garage. Bins will be placed outside garages 
on pick-up day, serviced, and replaced back within garages.    
 
AUTHORITY: LUC 20.20.725 
REVIEWER:  Faheem Darab, Land Use 

 
22. Shielded Lights 

In order to mitigate for potential impacts to adjacent properties, including other 
residents within the development, any light source emitting from the project 
area shall be designed so as not to provide light and glare and spillover offsite.  
Cutoff shields shall be used. 
 
AUTHORITY: Land Use Code 20.20.522 
REVIEWER:  Faheem Darab, Land Use 
 

23. Bicycle Parking 
The applicant shall provide a minimum of 4 covered bicycle parking stalls for 
public use in accordance with the BelRed Land Use Code 20.25D.120.G and 
as shown in the attached plans. 
 
AUTHORITY: Land Use Code 20.25D.120 
REVIEWER:  Faheem Darab, Land Use 

 
24. Building and Site Plans – Transportation 

The building grade and elevations shall be consistent with the curb and 
sidewalk grade shown in the approved civil engineering plans.  During 
construction, city inspectors may require additional survey work at any time in 
order to confirm proper elevations.  Building plans, landscaping plans, and 
architectural site plans must accommodate on-site traffic markings and signs 
and driveway design as specified in the engineering plans.  Building plans, 
landscaping plans, and architectural site plans must comply with vehicle and 
pedestrian sight distance requirements, as shown on the engineering plans. 
 
AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241  
REVIEWER:   Ryan Miller, Transportation 
 

25. Existing Easements 
Any utility easements contained on this site which are affected by this 
development must be identified.  Any negative impact that this development 
has on those easements must be mitigated or easements relinquished.   
 
AUTHORITY:    BCC 14.60.100 
REVIEWER:         Ryan Miller, Transportation 
 

26. Easements for Signal Control and Street Light Boxes and Vaults 
The applicant shall provide easements to the City for location of signal and 
street light facilities such as above-grade boxes and below-grade vaults 
between the building and sidewalk within the landscape area. 
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AUTHORITY:  BCC 14.60.100 
REVIEWER:   Ryan Miller, Transportation 

 
27. Sidewalk/Utility Easements 

The applicant shall provide sidewalk and utility easements to the City such that 
the required frontage improvements are located within a pedestrian easement 
area. 
 
AUTHORITY:  BCC 14.60.100 
Reviewer:    Ryan Miller, Transportation 

 
28. Dedication of Right-of-Way 

The applicant shall dedicate right of way to the City along the property frontage 
such that street improvements to the back of curb are located within the public 
right of way. 
 
AUTHORITY:   BCC 14.60.090 
REVIEWER:  Ryan Miller, Transportation 

 
D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following 

conditions are required by City Code and supported by City Policy and shall be 
complied with prior to issuance of the Temporary Certificate of Occupancy 
(TCO): 
 
29. Addressing of Buildings 

The applicant shall contact Jami Fairleigh, Information Technology Department,  
regarding the final addressing of each building unit.  Addressing shall be 
approved by the Fire Department and Transportation Department.  

  

AUTHORITY:   Uniform Fire Code 505  

REVIEWER:   Jami Fairleigh, Information Technology 

 

30. Street Frontage Improvements  

All street frontage improvements and other required transportation elements, 
including street light and traffic signal revisions, must be constructed by the 
applicant and accepted by the Transportation Department inspector. All 
existing street light and traffic signal apparatus affected by this development, 
including traffic controllers, pedestrian signal poles, traffic signal poles, and 
power sources, must be relocated as necessary. Existing overhead lines must 
be relocated underground. All required improvements must be constructed as 
per the approved plans or as per direction of the Transportation Department 
inspector. Bonding or other types of assurance devices will not be accepted in 
lieu of construction, unless the City requires a delay. 
 
AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; 

Transportation Department Design Manual, and 
Transportation Design Manual Standard Drawings 

REVIEWER:  Ryan Miller, Transportation 

 

31. Pavement Restoration 



Bellevue DOL Townhomes Staff Report 
18-108498-LD  
Page 39 of 40 
 

     

Pavement restoration associated with street frontage improvements or to repair 
damaged street surfaces shall be provided as follows: 
 
Near this project, Bellevue Redmond Road is classified as Standard Trench 
Restoration and 132nd Avenue NE is classified as Grind and Overlay 
Restoration. 
 
AUTHORITY:   BCC 14.60. 250; Design Manual Design Standard #23  

   REVIEWER:  Tim Stever, Right-of-Way/Transportation 
 
32. Landscape Installation Assurance Device 

All site landscaping shall be 100% complete per the plan approved by the City.   
Alternatively, the applicant shall submit the following: 1) a red-marked plan 
identifying which landscape areas are incomplete; 2) an estimate for the total 
cost to complete these areas; and 3) a notarized Assignment of Savings 
dedicated to the City for 150% of the estimated cost to complete these areas 
per the approved Landscape Plan.  The assurance device will be released 
upon complete installation and inspection approval by Land Use and Clearing 
and Grading.  
 
AUTHORITY:  LUC 20.40.490 
REVIEWER:  Faheem Darab, Land Use 

 
33. Landscape Maintenance Assurance Device 

After final inspection of the landscape installation by Land Use and the Clearing 
and Grading inspector, a landscape maintenance assurance device must be 
filed with the Development Services Department for a one-year period in the 
form of an assignment of savings or letter of credit for 20% of the cost of all 
labor and materials for all required landscaping including the right-of-way. 
 
AUTHORITY: LUC 20.40.490 
REVIEWER:  Faheem Darab, Land Use 

 
34. Noise Levels/Measurements in Sleeping Areas 

Noise levels in sleeping areas shall not exceed 40 dBA.  The applicant shall 
measure the noise levels in a random sample of the rooms and submit the 
findings to the City.  If the maximum threshold is exceeded, additional noise 
mitigation will be required to meet the threshold prior to the issuance of an 
Occupancy Permit. 
 
AUTHORITY: Bellevue City Code 9.18.045B and LUC 20.30F.145 
REVIEWER:  Faheem Darab, Land Use 

 
E.  PRIOR TO ISSUANCE OF SIGN PERMIT(S) 

 
35. Signage and Individual Sign Permits 

There are no implied approvals of proposed signage within this Design Review 
approval. comprehensive sign package shall be submitted to the Development 
Services Department for review and approval through a Pre-Development 
Services (DC) application or a Sign Permit (SA) application.  Contents shall 
include but is not limited to: 

• Location 
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• Lighting 

• Color Palate 

• Materials 

• Design Concept 
 
Signage shall be the minimum necessary to convey information and shall be  
architecturally compatible and integrated with the building.  Maximum letter and 
sign size shall be determined based on proposed location and other design 
criteria.   Sign Code limitations are not a guaranteed maximum and cannot be 
exceeded.  Final design review of individual signs and compliance with the 
approved sign package will occur through review of each sign permit 
application.    
  
No freestanding signs, cabinet signs or signs above the rooftop are permitted 
except as permitted in the Sign Code Bellevue City Code 22B.10 
 
AUTHORITY: Bellevue City Code 22B.10 and LUC 20.25D.150.F 
REVIEWER:  Faheem Darab, Land Use 
 

 
Attachments 

A. Project Plans 
B. Determination of Non-Significance 
C. SEPA Checklist 
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